Zoning Board of Appeals
Tuesday, September 17, 2019
7:00 P.M.
Evanston Civic Center, 2100 Ridge Avenue, James C. Lytle City Council Chambers
AGENDA
1. CALL TO ORDER / DECLARATION OF QUORUM
2. APPROVAL OF MEETING MINUTES from August 27, 2019.
3. NEW BUSINESS
A. 2503 Eastwood Ave./2510 Ashland Ave./1615 Lincoln St.
19ZMJV-0073
Saint Athanasius Parish, lessee, submits for a special use for, Education Institution
– Private, and a special use for, Religious Institution, for Saint Athanasius School
and Parish to expand off-street parking and construct a play area, in the R1 SingleFamily Residential District (Zoning Code Section 6-8-2-4). The Zoning Board of
Appeals makes a recommendation to City Council, the determining body for this
case.
B. 1570 Oak Ave./1555 Ridge Ave.
19ZMJV-0081
Oak Ridge Property Evanston LLC, property owner, applies for major zoning relief
to lease 57 required off-street parking spaces in a lot more than 1,000 feet from the
subject property, in the R6 General Residential District (Zoning Code Section 6-162-1. B.2). The Zoning Board of Appeals makes a recommendation to City Council,
the determining body for this case.
4. OTHER BUSINESS
5. DISCUSSION
6. ADJOURNMENT
The next Zoning Board of Appeals meeting is scheduled for Tuesday, October 15, 2019 at
7:00pm in James C. Lytle City Council Chambers of the Lorraine H. Morton Civic Center.
Order & Agenda Items are subject to change. Information about the ZBA is available at:
http://www.cityofevanston.org/government/agendas-minutes/agendas-minutes---zoning-board-of-apeals/index.php
Questions can be directed to Melissa Klotz at mklotz@cityofevanston.org or 847-448-4311. The City of Evanston is
committed to making all public meetings accessible to persons with disabilities. Any citizen needing mobility or
communications access assistance should contact 847-448-4311 or 847-448-8064 (TYY) at least 48 hours in advance of
the scheduled meeting so that accommodations can be made.
La ciudad de Evanston está obligada a hacer accesibles todas las reuniones públicas a las personas minusválidas o las
quines no hablan inglés. Si usted necesita ayuda, favor de ponerse en contacto con la Oficina de Administración del
Centro a 847/866-2916 (voz) o 847/448-8052 (TDD).

DRAFT NOT APPROVED
MEETING MINUTES
ZONING BOARD OF APPEALS
Tuesday, August 27, 2019
7:00 PM
Civic Center, 2100 Ridge Avenue, Council Chambers
Members Present: Lisa Dziekan, Myrna Arevalo, Kiril Mirintchev,
Violetta Cullen, Jill Zordan, Scott Gingold, Mary McAuley
Members Absent:

none

Staff Present:

Scott Mangum

Presiding Member: Violetta Cullen

Declaration of Quorum
With a quorum present, Vice Chair Cullen called the meeting to order at 7:07 p.m.
Minutes
Ms. McAuley motioned to approve the meeting minutes of July 16, 2019, which were
seconded by Ms. Zordan and approved 4-0 with 3 abstentions.
Old Business
2211 Maple Ave.
19ZMJV-0054
Adam Wilmot, architect, applies for major zoning relief to construct a 4-story, 12
dwelling unit multiple family residence with off-site parking in the R5 General Residential
District. The applicant requests a 40’ lot width (existing) where 50’ is required for
multiple family residences (Zoning Code Section 6-8-7-5), and 12 dwelling units where 9
dwelling units are allowed including the Inclusionary Housing Bonus (Zoning Code
Section 6-8-4-7). The Zoning Board of Appeals is the determining body for this case.
Mr. Mangum read the case into the record.
The attorney for the applicant, John Seminak, explained the changes to the proposal:
● Noted reduction to 4 stories and 12 units
● Ald. and surrounding property owners in support
Adam Wilmot, architect for the project explained the location and context, density,
parking including electric vehicle charging, location of current garage renters, same
landscaping, stormwater plan with underground tank, and similar building design.
In response to Chair Cullen, the covenant recorded for parking for tenants will also state
that no off-street parking permits shall be issued to tenants by the City.

In response to Ms. McAuley, Paul Harb spoke with Ald. Rue Simmons and she is in
support but he did not request another letter of support.
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Mr. Mirintchev inquired about elevator type and the applicant responded the elevator is
not yet specified but could be lower than shown with a 4-foot overrun.
Matt Dohrety, 2122A Maple, spoke in opposition, noting an increase in rentals and lack
of enforcement by City.
Mark Beem, 2128 Maple, spoke in opposition, noting the proposal doesn’t meet
standards.
Toni Ray, 1020 Grove, representing Joining Forces, spoke in support of additional
affordable housing.
Mr. Paul Harb thanked ZBA and staff and believes concerns have been addressed.
Deliberation:
Mr. Gingold spoke in support of the process and that the developer has responded to
the Board and neighbors. This is a unique property that has already changed in
character. Mr. Gingold commended the developer for the changes.
Ms. McAuley stated agreement because of similar height and density with surrounding
properties. The project will increase the tax base and improve property values.
Ms. Dziekan agreed and believes the development is appropriate in TOD area like this.
Ms. Arevalo agreed the developers responded to comments. Ms. Zordan and Mr.
Mirintchev spoke in agreement but Mr. Mirintchev believes there should be design
improvements with openings and materials, and suggested reorienting units away from
north to allow more light.
Chair Cullen also supports the project.
Standards:
1.
2.
3.
4.
5.
6.
7.

Yes
Yes
Yes
Yes
Yes
Yes
Yes

Mr. Gingold motioned to approve the zoning relief, which was seconded by Ms.
McAuley and unanimously approved with the conditions that the project be developed in
substantial compliance with the documents and testimony on record and including the
parking covenants.
New Business
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1009 Harvard Terr.
19ZMJV-0068
Joshua W. Burton & Deborah S. Burton, property owners, appeal the Zoning
Administrator’s decision to partially deny minor zoning relief (case number 19ZMNV0045) to construct a tandem 2-car detached garage with 40.9% building lot coverage
where 40% is allowed (Zoning Code Section 6-8-3-6), 55.7% impervious surface
coverage where 55% is allowed (Zoning Code Section 6-8-3-9) a 1’ west interior side
yard setback where 3’ is required (Zoning Code Section 6-4-6-2-E), and an 8’
separation between the principal structure and accessory structure where 10’ is
required (Zoning Code Section 6-4-6-2-C) in the R2 Single Family Residential District.
The appellant was granted partial relief to either A. Construct a 1-car detached garage
not to exceed 22’ in depth and a 1’ setback from the west interior side property line with
the ability to maintain the existing driveway from the street, OR B. Construct a 2-car
detached garage with building lot coverage of 40.9%, located at least 3’ from the west
interior side property line with access from the alley and removal of the existing
driveway from the street. The Zoning Board of Appeals is the determining body for this
case.
Mr. Mangum read the case into the record.
Joshua Burton, applicant, explained the proposal:
● Described reasons for requests - current garage is too old and small (built in
1924).
● Driveway is needed for overnight visitor parking.
● Both vehicles need to fit into the garage because they have electric vehicle
chargers
● One-car garage preferable option of those presented since the driveway could
then remain.
● Garage currently used as a storage shed.
Ms. McAuley stated a feasible alternative offered so the Zoning Administrator was not
incorrect in finding.
Mr. Mirintchev suggested the applicant could construct a one-car garage and an
attached carport to reduce the bulk of the structure.
Deliberation:
Mr. Gingold believes the request is not the least deviation from the applicable
regulations, and the Zoning Administrator’s decision is correct. Mr. Gingold stated in
favor of one-car relief. Ms. McAuley agreed with Option A as identified by the Zoning
Administrator.
Mr. Mirinchev and Ms. Zordan agreed with Option A.
Ms. Arevalo stated she agrees with the decision, and noted there could be other options
that were not identified or discussed.
Standards (for Minor Variation):
1. Yes
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2.
3.
4.
5.

Yes
Yes
Yes
Yes

Ms. Gingold motioned to affirm the decision of the Zoning Administrator to partially deny
and partially approve the zoning relief by approving Option A for one-car garage, with
Ms. Dzeikan seconding, and unanimous approval with the following conditions:
1. Substantial compliance with the documents and testimony on record.
3101 Central St.
19ZMJV-0076
Lakeside Auto Rebuilders Inc., submits for major zoning relief to expand a legally
nonconforming use and a legally nonconforming structure, Lakeside Auto Rebuilders, to
construct a 580 sq. ft. one-story garage bay enclosure (Zoning Code Sections 6-6-4-4 &
6-6-4-5). The applicant requests to expand the legally nonconforming use for an
Automobile Repair Service Establishment and an Automobile Body Repair
Establishment where said uses are not eligible permitted or special uses in the R4
General Residential District (Zoning Code Sections 6-8-5-2 & 6-8-5-3) or an eligible
Active Ground Floor Use in the oCSC Central Street Overlay District (Zoning Code
Section 6-15-14-7). The applicant also requests the addition of zero parking spaces
where one additional parking space is required due to the expansion, for a total of 21
on-site parking spaces where 28 parking spaces are required (Zoning Code Section 616-3-5- Table 16 B). The Zoning Board of Appeals makes a recommendation to City
Council, the determining body for this case.
Mr. Mangum read the case into the record.
Chris Canning, applicant/attorney, explained the proposal:
● “Major Variations” are not considerable, continuation of existing business that is
legally nonconforming is at issue.
● The business operates on an appointment basis to control parking on site.
Mr. Mangum explained staff and DAPR recommends additional landscaping bordering
the front and street side yards of the property, especially at the southeast corner of the
property.
The applicant explained employee parking is adjacent to the alley; additional cars are
inside the building in repair bays; there is no need for 12 outside parking spaces (the lot
is never completely filled); less landscaping is preferred.
Ms. Dziekan asked if the facility produces odors and fumes, and the applicant
responded painting is done in the existing spray booth but there will be no additional
fumes due to the expansion - that will only be used for estimating. The existing spray
booth is in compliance with regulations but some odor does escape.
Mryna Arevalo noted the current site plan shows a total of 13 parking spaces where 11
are required so is a parking variation no longer requested? The applicant clarified the
original site plan did not have any vehicle striping, but was requested by the DAPR
Committee so once striping was added the updated site plan shows 13 parking spaces.
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Board Members discussed the implications of re-striping the parking lot to compliantly
show 12 parking spaces, which would mean a parking variation is not needed and the
case for zoning relief should be renoticed with the ZBA as the final determining body.
Derek Blakely, 3110 Central St., stated he enjoys living across the street from the
business because the business is run sensitively to the surrounding neighborhood and
provides great service at reasonable prices. This business should be allowed to expand.
The parking lot should not be striped because that would detract from blending into the
surrounding neighborhood.
Mr. Mangum stated if the parking variation is no longer needed, testimony should be
heard for neighbors who attended the meeting, but the case must be re-noticed with
ZBA as the final determining body similar to what was done with 2211 Maple Ave.
Laura Mills, 2620 Lawndale Ave. directly behind the business, supports the proposal.
Mary Enda Tookey, 3106 Hartzell St., supports the proposal and is opposed to striping
the lot which would not be aesthetically pleasing.
Charles Cross, 3106 Central St., stated the business is a nice neighbor and the building
addition will decrease the activity outside. Mr. Cross is opposed to striping of the
parking lot, which would look like a Walmart parking lot if striped. Also, the landscape
barrier staff wants will not survive the salt and will end up looking worse.
Don Brown, 3108 Central St., agreed that the business is an excellent neighbor and the
variations should be granted. The striping should not be done and additional
landscaping will not survive. There are large landscape pots against the building that
look nice.
Gerald Rolling, 3029 Central St., commends the business for its cleanliness and
supports the variations requested.
Mr. Gingold suggested the ZBA vote on a recommendation for the case assuming the
parking variation is correctly noticed and is needed, and that if staff determines the
parking variation is incorrect and not needed, then the case can be re-noticed at that
point, but if the parking variation is needed then the case is still on track as planned.
The applicant agreed and urged the Board to move forward as originally planned.
Deliberation:
Mr. Mangum clarified that based on additional information provided by staff, the updated
site plan shows parking spaces that do not legally count as parking spaces since they
are located in the required front yard and were not originally compliant parking spaces.
Without those spaces counted, the applicant has 11 spaces where 12 are required and
needs the parking variation.
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Mr. Gingold asked the Board whether striping should be included in the
recommendation or not, and Ms. McAuley stated it should not be required since the
applicant and neighbor’s do not want it. The Board discussed whether additional
landscaping should be required and whether it should be required along the entire street
frontage or only at the corner.
The Board reviewed existing conditions listed in the previous governing ordinance.
Standards:
1.
2.
3.
4.
5.
6.
7.

Yes
Yes
Yes
Yes
Yes
Yes
Yes

Mr. Gingold motioned to recommend approval of the proposal, which was seconded by
Ms. Dziekan and unanimously recommended for approval with the conditions that the
corner of the property be landscaped/beautified (but not all the way down Central St.),
parking lot striping is not required, conditions from the 1987 variation as stated by
DAPR are carried forward, and the project be done in substantial compliance with the
documents and testimony on record.
1245 Hartrey Ave.
19ZMJV-0070
Becky Trisko & Meaghan Tower, potential lessees, submit for a special use for Daycare
Center – Domestic Animal, and a special use for a Kennel, for Unleashed in Evanston,
in the I2 General Industrial District (Zoning Code Section 6-14-3-3). The Zoning Board
of Appeals makes a recommendation to City Council, the determining body for this
case.
Mr. Mangum read the case into the record.
The applicant explained the proposal:
● Submitted Exhibit 1, a revised site plan that shows traffic circulation on the
property.
● Existing business, Unleashed of Evanston, is at 1908 Greenwood St.
● Noted the entrance to the space is in the rear with the 2000 Dempster St.
address, but it is the same property as 1245 Hartrey Ave.
● Operational details: training classes and daycare on weekdays and weekends,
and overnight kennel boarding.
● Sound attenuating measures will be taken including a drop ceiling where the
kennels are and extra soundproofing on the walls.
● Outdoor exercise area for the dogs in the rear and will have artificial turf.
● Entrance is in the rear near Temperance and there are dedicated parking spaces
by the door for drop offs. Some customers will park and stay for an hour for
training classes.
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●

Employees can park in the west Hartrey lot that is further away if necessary, but
there should be enough parking near the entrance. The business shouldn’t ever
need more than 12 parking spaces (6 for guests and 6 for employees).
● 40-45 daycare dogs; 75 dogs maximum at once including the kennel.
● Dog waste is put in a dumpster daily.
Ms. McAuley asked if the proposed space is contiguous to the ETHS classrooms, and
property owner Reed Biedler explained there is a buffer area between the two spaces,
which will likely be used for warehousing.
Ms. Dziekan stated she was on a 6 month waitlist for this use so there is definitely a
market for it.
Mr. Beidler stated he has talked to the other tenants of the building about the proposal.
Mr. Beidler explained there are 11 tenants in the building and over 300 parking spaces
on site. A few parking spaces in front of each tenant doors are designated for drop offs,
but the rest of the property does not feature dedicated parking for each specific
business.
Karena Bierman, 1218 Hartrey Ave., stated concerns over access from Hartrey but was
glad to hear the access and entry will be from Dempster St. near Temperance, odor of
dog urine, other uses with children and other sensitive needs, consider speed bump on
Hartrey Avenue.
Deliberation:
Ms. McAuley expressed support for the project and noted the property is zoned
industrial.
Mr. Gingold agreed, with commitment to soundproof the area. Ms. Dziekan and Ms.
Arevalo noted their support.
Mr. Mirinchev stated his support and noted speed bumps would be helpful. Mr. Mangum
stated the speed bump issue is not within the purview of the ZBA and cannot be
required.
Ms. Zordan stated her support and appreciates the considerations that have been made
to adjacent users.
Standards:
1.
2.
3.
4.
5.
6.
7.
8.

Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
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9. Yes
Mr. Gingold motioned to recommend approval of the proposal, which was seconded by
Ms. McAuley and unanimously recommended for approval with the conditions that the
rooms are soundproofed as shown on site plan, and that the project be done in
substantial compliance with the documents and testimony on record.
2412 Wade St.
19ZMJV-0071
Nathan Kipnis, architect, submits for major zoning relief to construct a new single family
residence in the R2 Single Family Residential District. The applicant requests a 27.5’
front yard setback (Wade St.) where 50’ is required due to the block average (Zoning
Code Section 6-4-1-9-5-b), and a detached accessory structure located closer to the
street side yard (Leland Ave.) than the principal structure (Zoning Code Section 6-4-63). The Zoning Board of Appeals is the determining body for this case.
Dan Contreras, Kipnis Architecture, explained the proposal:
● Average setback for the corner lot excessively deep due to one of two other
houses on the block
● Focus on sustainability
● Designing to be anchor of neighborhood
● Disagree with interpretation of accessory structure setback location
● Object to paying for sidewalk, not existence of sidewalk
Ana , property owner, stated that a FOIA response didn’t indicate 50’ setback
Ms. Dziekan outlined letter from block club.
Mr. Contreras stated the soil conditions on the site are not good, resulting in shallower
basement and increase height. The house location is further west to not impose on
street. The building location to the north and garage to the south for solar benefits.
Moving house east would split the lot.
Mr. Mangum confirmed the required street side setback is 15 feet.
Ms. Dziekan
homeowner.

and Ms. McAuley stated that the cost of sidewalk is a burden on

Mr. Contreras noted other properties with similar location of accessory structures.
Mr. Mangum confirmed the zoning ordinance requirement that the accessory structure
is not to be located closer to the street than the primary structure and noted that an
appeal of determination was not requested.
Mr. Gingold stated that the accessory structure variation was self-created.
Ross Joseph, 1740 Leland - echoed the WEABC letter and stated the need for public
sidewalk on Leland to access park where his daughter has wheelchair needs.
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Nicole Pinkard, 2415 Wade, expressed concerns with the west setback unneighborly,
the orientation of the house with high fence, stated that the sidewalk needed for safety
and that there are water issues in the area.
Christine Jones, 2416 Wade, expressed concern with height and location of house.
Kimberly Jones, 2416 Wade, expressed concern with shadow and impact on house.
Janet Alexander-Davis, 1726 Leland, noted many two-story georgian homes in the
neighborhood and concern for the neighboring property.
Henry Trowers, 1805 Leland, stated there could be issues with lot and the City.
Melissa Klotz, 2411 Wade St., stated there is soil settling in the area, not everyone
would like sidewalk on property, sidewalk on lot would be 1-foot from bedroom window
and future cost of sidewalk would be a concern. The front setback variation does impact
neighbor with the location of house proposed.
In response to Mr. Gongold’s question where it is better to increase front yard or move
to east, Ms. Klotz noted that it may be middle ground to minimize impact in approving
front yard setback variation.
Ms. Jones warned of sinkholes.
Mr. Contreras stated that a soil survey was conducted and grading and drainage plans
submitted to show drainage not impacting neighbor.
After conferring with the property owner, Mr. Contreras stated that they are willing to
provide a 10-foot interior side setback.
Mr. Mirinchev and Ms. McAuley agreed that a 10-foot setback was an improvement and
a reasonable compromise.

Ms. Arevalo doesn’t believe a resident should be required to pay for sidewalk.
Ms. Pinkard stated that a sidewalk is needed and the location of the proposed house is
not aligned with others.
Mr. Contreras stated that the house to the south is more aligned with garage and
aligned with neighboring house to west.
Deliberation:
Mr. Gingold expressed that he could approve with 10’ side setback, but doesn’t think
City should require to pay for sidewalk.
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Mr. Mirinchev and Chair Cullen agree that the sidewalk should not be the responsibility
of the homeowner.
Standards
1.
2.
3.
4.
5.
6.
7.

Yes, with 10’ setback condition to mitigate impact on neighbor
Yes, with 10’ setback condition to mitigate location of garage
Yes
Yes
Yes
Yes, with 10’ setback garage is acceptable
Yes, with consideration of moving principle structure to lessen deviation

Mr. Gingold motioned to grant the variations the project, which was seconded by Ms.
McAuley and unanimously approved with the conditions that the principal structure be
located no closer than 10’ from the west property line and that garage may not encroach
any further to the east but could be built closer to the west, the property owner not
responsible for construction of sidewalks, and that the project be developed in
substantial compliance with the documents and testimony on record.
The meeting adjourned at 11:40 pm.
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2503 Eastwood Ave./2510 Ashland
Ave./1615 Lincoln St.
19ZMJV-0073
ZBA Recommending Body

Memorandum
To:

Members of the Zoning Board of Appeals

From:

Johanna Leonard, Community Development Director
Scott Mangum, Planning and Zoning Manager
Melissa Klotz, Zoning Administrator
Cade W. Sterling, Planner I

Subject:

2503 Eastwood Ave./2510 Ashland Ave./1615 Lincoln Street
ZBA 19ZMJV-0073
ZBA Recommending Body
City Council Determining Body

Date:

September 12, 2019

Notice – Published in the August 29, 2019 Evanston Review:
Saint Athanasius Parish, lessee, submits for a Special Use for, Education Institution –
Private, and a Special Use for, Religious Institution, for Saint Athanasius School and
Parish to expand off-street parking and construct a play area, in the R1 Single-Family
Residential District (Zoning Code Section 6-8-2-4). The Zoning Board of Appeals makes
a recommendation to City Council, the determining body for this case.
Update
Since submittal of the special use application, staff has received additional information.
1. The applicant has decided to remove the proposed play area on 2503 Eastwood.
2. Additional information was received regarding circulation and the existing and
proposed parking configuration (attached).
3. Renderings of the proposed landscape screening along Eastwood Avenue were
provided (attached).
Recommendation
City Staff recommends denial of the Saint Athanasius School and Parish request for a
Special Use permit to include the property at 2503 Eastwood Avenue and expand offstreet parking. City staff believes the proposal does not meet the Standards for Special
Use. Specifically, the proposed expansion of the legally nonconforming use is not
consistent with the goals and policies of the Comprehensive General Plan regarding
institutional land uses in residential neighborhoods. Additionally, the continued
expansion of institutional land use has caused a negative cumulative effect on the
surrounding neighborhood, evidenced by continued erosion of the residential fabric

fronting the east side of Eastwood Avenue between Lincoln Street to the south and the
alley north of Harrison Street.
City Staff did not see evidence that the proposal adequately mitigates adverse effects
related to extant traffic congestion and circulation on the campus and public alley, and
believes the proposal would make these concerns more severe. Staff recommends that
Saint Athanasius work closely with the Public Works Agency and Planning and Zoning
Division to identify and implement a long-term plan to improve circulation, and mitigate
adverse effects of traffic and congestion on the surrounding neighborhood.
Site Background
2503 Eastwood Avenue is located on the east side of Eastwood Avenue between
Central Street to the north and Lincoln Street to the south, in the R1 Single Family
Residential District. 2503 Eastwood is adjacent to eight existing parcels which comprise
the Saint Athanasius School and Parish campus. The campus is bisected and served by
a public alley. The campus is immediately surrounded by the following zoning districts:
North:
South:
East:
West:

R1/O1
R1
R1
R1

Single-Family Residential District/Office District
Single-Family Residential District
Single-Family Residential District
Single-Family Residential District

Proposal
The applicant currently operates a legally nonconforming Religious Institution, and
Education Institution – Private, for Saint Athanasius School and Parish. The Zoning
Ordinance defines Education Institution - Private as:
A privately owned preschool, elementary school, middle school, or high school.
The Zoning Ordinance defines Religious Institution as:
A church, synagogue, temple, meetinghouse, mosque, or other place of religious
worship, including any accessory use or structure, such as a school, daycare
center, or dwelling.
The applicant proposes to formally include 2503 Eastwood Avenue, which has been
owned by the Catholic Bishop of Chicago and used partially for parking, in their campus,
increasing the subject property’s number of parking spaces from 14 to 22. Additionally,
a playground adjacent to the alley on the neighboring parcel to the east, (2510 Ashland
Avenue) will be removed to accommodate an additional four parking spaces and
provide the required number of accessible spaces.
The demand and challenges associated with parking is consistent with most
neighborhood schools, although the campus experiences unique challenges due to use
of the alley as the primary stacking for drop-off and pick-up. The peak periods for the
school occur during weekday drop-offs between 8 and 8:30 am, and more
predominantly during after school pick-up, when more severe congestion is

experienced. Stacking and loading primarily utilize the public-alley, often causing
significant congestion and conflict points for vehicles and pedestrians, as well as three
alley-facing garages. The Parish’s peak periods occur during weekend Mass services
and other large events such as weddings. Parking challenges for the campus are most
acute when the Parish and school uses overlap on weekday mornings when Mass is
offered during the peak drop-off time for the school. This causes significant loading and
congestion issues, not only for the school and Parish, but the surrounding neighborhood
at large as it intersects with commuting times for many households. Neighbors who
utilize the alley are often faced with significant delays due to its use as a loading zone
and parking queue.
The existing parking is proposed to be expanded and the layout of parking spaces
altered to improve ingress/egress during peak periods as well as improve safety for
students and congregants by minimizing conflict points between pedestrians and cars.
In total, a net increase of 12 spaces will be provided on the campus. Staff parking in the
main lot to the northwest will move to the expanded south parking area at 2503
Eastwood. The spaces in the main parking lot will thereafter be dedicated for temporary
parking during peak-periods. During school hours, the proposal would allow the majority
of the main parking lot to be used as a flexible play space with limited conflicts.
Neighbors have documented that the main parking area is often less than 25%
occupied except during large events and when the lot is leased for Northwestern
football games on weekends.

Proposed Site Plan for 2503 Eastwood Avenue

Proposed Campus Circulation Plan

In addition to the proposed parking expansion, the applicant proposes relocating the
garbage enclosure to a more efficient and accessible location. A full operations
summary and circulation plan has been provided by the applicant (attached).
City Staff has received correspondence from neighboring property owners (attached).
Ordinances Identified for Requested Relief:
6-8-2-4. - Special Uses: The following uses may be allowed in the R1 Single Family
Residential District, subject to the provisions set forth in Section 6-3-5, “Special Uses,”
of this Title:
Education institution—Private; Religious Institution (among other listed
uses)
Comprehensive Plan:
The Evanston Comprehensive General Plan encourages enhancing the existing assets
of neighborhoods while recognizing that each neighborhood contributes to the overall
social and economic quality of Evanston. The Comprehensive Plan specifically includes:
Objective:
Policy:

Objective:

Policy:

Recognize the benefits of mixing residential, commercial,
and institutional uses in neighborhoods.
Minimize the adverse effects of such circumstances as traffic
and parking congestion…
Assure that institutional development enhances surrounding
neighborhoods as well as the economic development of
Evanston.
Monitor institutional development and evolution using land
use regulations to guide effects and limit negative impacts
on the surrounding community and adjoining land uses.

Design and Project Review (DAPR) Discussion and Recommendation:
On September 4, 2019 DAPR members required additional information from the
applicant regarding circulation and the proposed landscape treatment along Eastwood
Avenue. Staff had significant concerns with continued expansion of the institutional land
use, as well as the burden being placed on the public alley, which is being used as a
primary means of loading and unloading. During the meeting, two residents spoke in
opposition of the proposal expressing concerns with traffic congestion, the proposed
play area, the condition of the existing lot, previous demolition of two single-family
residences, and leasing of the parking areas to provide parking and tailgating during
Northwestern events. Residents expressed concerns that their property values have
been diminished and will further diminish if the proposal is permitted. The proposal was
held in Committee to allow for updated and additional documentation.
On September 11, 2019 the applicant returned to Committee to provide supplemental

information, including an existing and proposed circulation plan, renderings of the
proposed landscape screening, and a revised site plan with the future play area
removed and shown as turf grass. Although the Committee found the desire to create a
more efficient play space in the existing parking lot admirable, significant concerns with
the proposed circulation and traffic congestion remained. The Committee applauded the
design of the parking area in isolation, as well-screened, sufficiently setback from the
street, and development with a minimal amount of impervious surface, but felt the
proposal would likely make the circulation and traffic issues facing the campus and
surrounding neighborhood more acute. The applicant was encouraged to undertake a
planning study and provide a master plan for the entire campus to identify how it could
be designed more efficiently and enhance the character of the neighborhood, including
the frontage along Eastwood Avenue which has eroded significantly in the last decade.
Testimony from three neighbors was heard, all of which were in opposition to the
proposal.
The Committee voted 8-1 to recommend denial to the Zoning Board of Appeals.
Special Use Standards:
For the ZBA to recommend that City Council grant a special use, the ZBA must find that
the proposed special use:
a) Is one of the listed special uses for the zoning district in which the
property lies: Standard met: Education institution—Private, and Religious
Institution are allowed under the special use section for the R1 Single-Family
Residential District. The expansion of parking would be accessory to these
uses.
b) Complies with the purposes and the policies of the Comprehensive
General Plan and the Zoning ordinance: Standard not met: The use is
compliant with the Zoning ordinance. However, the proposed use does not
comply with the policies of the Comprehensive General Plan. Specifically, the
proposal fails to demonstrate how the proposed development and expansion
of use enhances the surrounding neighborhood. Additionally, it is unclear how
adverse effects related to traffic circulation and congestion will be minimized.
c) Does not cause a negative cumulative effect in combination with
existing special uses or as a category of land use: Standard not met: The
cumulative effect of continued expansion of an institutional land-use,
particularly uses accessory to the principal structures, has eroded the
residential fabric of the neighborhood, particularly the frontage along
Eastwood Avenue between Lincoln Street to the south and the alley north of
Harrison Street.
d) Does not interfere with or diminish the value of property in the
neighborhood:

Standard met: Although it is likely that previous demolition of two residential
structures on either side of 2507 Eastwood Avenue significantly reduced its
property value, the proposed parking lot expansion and associated landscape
screening in question is unlikely to cause further depreciation.
e) Is adequately served by public facilities and services: Standard met: The
campus is adequately served with public facilities and services. However, a
significant burden is being placed on the public alley, which is not intended to
support the level of traffic which occurs during peak periods.
f) Does not cause undue traffic congestion: Standard not met: It has not
been adequately demonstrated how the significant and persisting adverse
effects of congestion and traffic on the neighborhood are being mitigated or
lessened by the proposal. The proposed expansion of parking without a larger
vision for circulation and site improvements has the potential to further
exacerbate traffic congestion.
g) Preserves significant historical and architectural resources: N/A
h) Preserves significant natural and environmental resources: N/A
i) Complies with all other applicable regulations: Standard met: The project
complies with all other applicable regulations to move forward with the special
use process.
Attachments
Special Use Application – July 22, 2019
Operations Summary
Plat of Survey
Site Plans and Renderings
Parking and Circulation Plan
Image of Property
Aerial View of Property
Zoning Map of Property
DAPR Meeting Minutes Excerpt – September 4; September 11, 2019
Public Comments received as of September 13, 2019.

Operations Summary – Saint Athanasius Parish
August 30, 2019
Saint Athanasius Parish formally located at 1615 Lincoln Street in Evanston, includes both educational
and religious uses within their Campus in north Evanston. Within the immediate vicinity of the Parish
are a number of other local and regional institutions – including two District 65 schools, Northwestern
University’s Ryan Field, Evanston Hospital, and the Central Street Metra Station and its associated
commuter parking lot. In light of these considerations, the Parish is proposing modest site
improvements to its secondary parking to help alleviate parking congestion during peak periods while
also improving the safety of students and congregants. An outline of standard operations for both
Parish and School are outlined below:
Saint Athanasius Parish
The Parish offers both Mass and other religious services at a range of times throughout the week, in
addition to other services, events, and meetings related to the operations of the Parish and its mission.
The Parish also supports the members of its congregation with other services throughout the year such
as funerals, quinceaneras, weddings, and Christenings.
Regular Mass services occur at 8 am on Mondays, Tuesdays, and Thursdays; and at 8:30 am on
Wednesdays. Weekend services include 5 pm Mass on Saturdays, and on Sundays at 8 am, 9:30 am, and
11:30 am. In addition, the Parish holds Communion Services on Fridays at 8 am, and Eucharistic
Adoration on Mondays from 1 to 9 pm.
Saint Athanasius School
The associated school provides educational services for students ranging from Pre-K through 8th Grade,
including both half-day and full-day early childhood programs, as well as before and after school care
programs. In addition, the school offers a diverse array of co-curricular activities including visual and
performing arts programs, athletics, and faith and community service programs. Day camp programs
are also typical hosted during the summer months.
The 2019-2020 school enrollment level is currently set at 212, however school enrollment can fluctuate
considerably from year to year. At present, the Parish and School have a combined total of roughly 54
regular staff members – including administrative & operational staff, educators, and services & program
staff. This does not include seasonal or non-permanent staff (i.e. coaches), volunteers, or regular
visitors, which fluctuate throughout the year. The School’s standard operating times are as follows:
School Day
Monday, Tuesday, Thursday, Friday — 8:35 AM - 3:25 PM
Wednesday — 8:15 AM - 2:20 PM
Before School Extended Day Care
Monday - Friday — 7:30 AM - 8:25 AM
After School Extended Day Care
Monday - Thursday – until 6 PM
Friday – until 5 PM

Parking Operations Summary
Parking operations and demand at Saint Athanasius Parish is consistent with standard operating
procedures for a site with both religious and educational uses. For school operations this includes a
main peak period during weekday drop-offs between 8 – 8:30 am, as well as during after school pick-up
activities, which last roughly 30 minutes and can range in time throughout the week. The Parish’s peak
periods of use are during weekend Mass services, and during larger, irregularly scheduled services such
as weddings and quinceaneras when demand for parking can be quite high as well. The main Parish lot
is also used throughout the year for major school events, and occasionally as overflow parking for
events within the surrounding community. While the main lot is intended for private use and has No
Parking signage posted, the Parish has historically not enforced the use of the lot by residents of
neighboring buildings who frequently park there throughout the week.
Notably, Parish and School operations overlap the most intensely during weekday mornings when Mass
is offered, leading to acute parking and loading issues during these times and in the periods immediately
before and after. This is also the same period of time when many neighboring residents are leaving for
work and other area schools and institutions are experiencing high traffic volumes as well, further
compounding congestion during this time.
Parking Locations (see Parking Plan Exhibit for reference)
At present, the vast majority of the Parish’s parking is consolidated in the main parking lot (2511 – 2519
Eastwood Ave.) on the northwest side of the collective campus, which has 58 striped, angled-parking
stalls. However, once the peak drop-off period has ended, access to the main lot is restricted and the
center parking aisles are blocked to provide students with a flexible play space. This activity results in a
daily reduction of roughly 30 spaces and requires vehicles to remain in place from roughly 8:30am to
5pm) – a significant constraint on overall access and convenience for both Staff and visitors alike.
A secondary parking lot is located in the southwest corner of the Parish campus (2503 Eastwood –
Subject Property) that has 14 striped, head-in spaces. One (1) space is reserved for ADA use to the
immediate east of the secondary lot, however this space is adjacent to the Parish’s waste receptacles
and storage garage. Overflow parking space for roughly six (6) cars is also provided along the
west/southwest portions of the main school building, though these are not formally identified nor
available for regular public use. There is a second ADA parking space in this location too. In total, the
Parish has roughly 80 existing parking spaces, which are shared amongst all uses, users, and visitors.
All parking areas are loaded off public alleys accessed from Eastwood Avenue and a north-south alley
that bisects the Parish Campus. School drop-off activities are managed by directing cars through the
network of public alleys and narrow one-way access lanes into the main parking lot, which allows for
considerable stacking and relieves some back up from the surrounding public streets and alleys.
Proposed Changes
As noted in the Parish’s Special Use Application, the Parish is requesting a modest expansion and
reorganization of the secondary parking lot at 2503 Eastwood. The central purpose of this proposal is to

help alleviate pressure on the main lot during peak-periods and allow for more flexible Staff and Visitor
parking throughout the day; while also improving safety for school children who use the main parking
lot throughout the day for outdoor play activities. The new plan also allows for a more efficient
ingress/egress of the secondary lot, while also bringing it into conformance with the City’s parking
design guidelines.
Four additional spaces have been proposed to the immediate east of the secondary lot. The intent of
these spaces is to provide adequate ADA parking (four spaces proposed in total – confirming with code),
Altogether, the proposed plan would provide a net increase of 12 spaces on the Saint Athanasius Parish
Campus.

Other Site Improvements
Along with the basic parking lot improvements, the Parish is also looking to install a new wood fence
enclosure surrounding the existing refuse containers. The proposed enclosure would be designed to
match the wood fencing in place along neighboring properties and would meet the City’s design
standards and guidelines as appropriate. The current conditions in this area are shown below.
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2503 Eastwood Frontage Conditions
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PLANTING PLAN HIGHLIGHTS

A Eastern Redbud and/or Flowering Crabapple
B Fairview Juniper
C Bloomerang Lilac
D Oak Leaf Hydrangea and/or Little Lime Hydrangea
E Maiden Grass and/or Karl Foerster Ornamental Grass
F Lilyturf Groundcover
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2503 Eastwood Frontage / Alley Conditions
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PLANTING PLAN HIGHLIGHTS

A Eastern Redbud and/or Flowering Crabapple
B Fairview Juniper
C Bloomerang Lilac
D Oak Leaf Hydrangea and/or Little Lime Hydrangea
E Maiden Grass and/or Karl Foerster Ornamental Grass
F Lilyturf Groundcover
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EXISTING CAMPUS CIRCULATION PLAN — PEAK PERIOD OPERATIONS

Peak period student loading only
No parking during school day or peak periods

PARISH STAFF / FACULTY PARKING

PEAK PERIOD SHORT-TERM PARKING

PEAK PERIOD DROP-OFF LINE

MAIN CONFLICT POINTS

Faculty parking provided in portions
of north lot, and in 2503 Eastwood lot
(14 spaces). Vehicular access in/out of
north lot generally restricted between
8:40am and 3pm (Wednesday from
8:30am — 2pm).

North parking lot and surrounding public
streets used for short-term parking
(~10-15 minutes) during peak periods by
families walking students in/out of school.
Spaces generally restricted between
8:40am and 3pm (Wednesday from
8:30am to 2pm), with some on-street
parking restricted from 10am to 4pm.

Active loading for peak period dropoff / pick-up activities. One-way loop
running from Eastwood Avenue through
southern alley, circulating north to—and
around—north parking lot. Vehicles
then exit via northern alley between
Eastwood and Ashland Avenues.

Neighboring Garages & Access Drives
Access to three (3) neighboring garages,
and nearby access drives can be
impacted during peak periods.

Arrival: by 8:00 am (M Tu Th F)
7:45 am (W)
Departure: typically after 4pm (varies)

Roughly 30 to 40 vehicles daily

Drop-Off: 8:15 — 8:30 am (M Tu Th F)
8:00 — 8:15 am (W)
Pick-Up: 3:15 — 3:30 pm (M Tu Th F)
2:00 — 2:30 pm (W)

Drop-Off: 8:15 — 8:30 am (M Tu Th F)
8:00 — 8:15 am (W)
Pick-Up: 3:15 — 3:30 pm (M Tu Th F)
2:00 — 2:30 pm (W)
Roughly 30 to 40 vehicles each period

EVANSTON, ILLINOIS

ACTIVE STUDENT AREAS
Paved parking areas used for outdoor
recreation between 8:40 am — 3:00 pm
(M Tu Th F); 8:30 am — 2:00 pm (W).

PREPARED FOR:
ST. ATHANASIUS PARISH

ST. ATHANASIUS CAMPUS PLANNING

PARISH CIRCULATION PLAN

Staff Parking / Active Play Zones
Conflicts exist between students playing
in active zones and vehicular access to
northern parking lot by faculty & visitors.

NORTH
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PROPOSED PARISH CIRCULATION PLAN — PEAK PERIOD SCHOOL OPERATIONS

Peak period student loading only
No parking during school day or peak periods

PARISH STAFF / FACULTY PARKING

PEAK PERIOD SHORT-TERM PARKING

PEAK PERIOD DROP-OFF LINE

MAIN CONFLICT POINTS

Faculty parking primarily located in
2503 Eastwood lot (26 spaces). Vehicle
access in/out of north lot generally
restricted between 8:40am and 3pm
(Wednesday from 8:30am — 2pm).

North parking lot and surrounding public
streets used for short-term parking
(~10-15 minutes) during peak periods by
families walking students in/out of school.
Spaces generally restricted between
8:40am and 3pm (Wednesday from
8:30am to 2pm), with some on-street
parking restricted from 10am to 4pm.

Active loading for peak period dropoff / pick-up activities. One-way loop
running from Eastwood Avenue through
southern alley, circulating north to—and
around—north parking lot. Vehicles
then exit via northern alley between
Eastwood and Ashland Avenues.

Neighboring Garages & Access Drives
Access to three (3) neighboring garages,
and nearby access drives can be
impacted during peak periods.

Arrival: by 8:00 am (M Tu Th F)
7:45 am (W)
Departure: typically after 4pm (varies)

Roughly 30 to 40 vehicles daily

Drop-Off: 8:15 — 8:30 am (M Tu Th F)
8:00 — 8:15 am (W)
Pick-Up: 3:15 — 3:30 pm (M Tu Th F)
2:00 — 2:30 pm (W)

Drop-Off: 8:15 — 8:30 am (M Tu Th F)
8:00 — 8:15 am (W)
Pick-Up: 3:15 — 3:30 pm (M Tu Th F)
2:00 — 2:30 pm (W)
Roughly 30 to 40 vehicles each period

EVANSTON, ILLINOIS

ACTIVE STUDENT AREAS
Paved parking areas used for outdoor
recreation between 8:40 am — 3:00 pm
(M Tu Th F); 8:30 am — 2:00 pm (W).

PREPARED FOR:
ST. ATHANASIUS PARISH

ST. ATHANASIUS CAMPUS PLANNING

PARISH CIRCULATION PLAN

Staff Parking / Active Play Zones
Fewer conflicts between students playing
in active zones and vehicular access to
northern lot by faculty & visitors.

NORTH

SEPTEMBER 09, 2019
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2503 Eastwood - Zoning Map

September 9, 2019
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Street View – 2503 Eastwood Avenue

DRAFT – NOT APPROVED
DESIGN AND PROJECT REVIEW COMMITTEE (DAPR) MINUTES
September 4, 2019
Voting Members Present:
Griffith, M. Jones

D. Cueva, I. Eckersberg, M. Tristan, S. Mangum, C. Sterling, M.

Staff Present:

M. Rivera, E. Golden

Others Present:

Ald. Revelle

Presiding Member:

S. Mangum

A quorum being present, S. Mangum called the meeting to order at 2:31 pm.

2.
2503 Eastwood Avenue
Recommendation to ZBA
St. Athanasius Parish, applicant, submits an application to amend their Special Use permit to
expand their staff parking lot from 14 to 26 parking spaces, in the R1 Single-Family Residential
District.
APPLICATION PRESENTED BY:

Mike Kritzman, The Lakota Group

DISCUSSION:
• Applicant stated the main parking lot for the school has 58 parking spaces. The parking
lot also serves as a play space and loading area, these activities restrict staff parking.
The site at 2503 Eastwood Avenue has 14 parking spaces currently, they proposed to
move staff parking to this site.
• S. Mangum stated the site plan notes a future play area.
• Applicant stated the play area is not confirmed at this time.
• Applicant stated the site needs to be improved, the plan includes landscaping at the
west end and along the north side of the site.
• S. Mangum asked about the height of the proposed landscaping adjacent to the furthest
west parking space.
• Applicant stated the landscaping would be perennials. The landscaping is intended to
screen the parking lot.
• I. Eckersberg the proposed plan obstructs the alley, asked if the Alderman and
neighbors are okay with the plan.
• M. Rivera stated all of the activity is in the alley, increases traffic in the alley.
• S. Mangum asked about a circulation plan for drop-offs, timing of drop-offs, and when
staff tends to arrive.
Public Comment:
• Betsy Baer, neighbor, stated there used to be a home on the lot, expressed concern with
the proposed parking lot, is not consistent with the R1 zoning. She stated the parking is
not a big deal currently, the site is not being maintained. She asked if a fence could be
installed and evergreens planted instead of perennials. She stated the plan appears to
show more parking and parking closer to the street than the plan she saw previously.
• S. Mangum stated this is the same plan, plan provides a 27’ setback off the street and
the same number of parking spaces.
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Kelsey Davies, neighbor, stated the alley is a disaster, cannot get in/out of her garage
due to parents dropping off their children. She stated by 3:10 pm she is blocked in. She
stated the site should be used for children. She stated the parking lot is rented out during
Northwestern games for parties.
S. Mangum asked about refuse screening details, will the refuse area block access to
the adjacent garage.
Applicant stated the refuse area will be screened by a wood privacy fence. The refuse
area will not block access to the garage.
S. Mangum asked about fence details to screen the proposed parking lot.
Applicant stated a fence is not necessary given the proposed landscaping. This is not a
commercial parking lot with a high turnover rate.
If a play area is not planned for the site at this time, the area needs to be relabeled as
turf.
C. Sterling suggested a perspective drawing would be helpful at ZBA.
M. Griffith stated he was not comfortable making a recommendation at this time,
expressed concern with the proposed parking lot since it is related to the overall traffic
circulation and those details are missing; questioned if the area to the south of the main
parking lot was considered for the additional parking; expressed concern that the alley
was being used for private activities.
Applicant stated the costs are too high to expand parking into the area to the south of
the main parking lot, that area is a play area.

S. Mangum made a motion to recommend approval to ZBA, subject to: 1) Providing a
circulation plan, 2) Staff parking and drop-off/pick-up hours, and 3) Landscaping details,
seconded by D. Cueva.
The Committee voted, 3-4. The motion failed.
•
•
•

M. Jones stated that if additional changes are proposed to the site that impact the
special use, those changes should be looked at collectively.
I. Eckersberg stated circulation is a concern, conflict points should be identified.
C. Sterling stated more details should be provided about how the parking lots will be
used for special events.

M. Griffith made a motion to hold item in Committee, seconded by M. Jones.
The Committee voted, 7-0, to hold item in Committee.

Respectfully submitted,
Michael Griffith
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DRAFT – NOT APPROVED
DESIGN AND PROJECT REVIEW COMMITTEE (DAPR) MINUTES
September 11, 2019
Voting Members Present: D. Cueva, I. Eckersberg, M. Tristan, S. Mangum, C. Sterling, M.
Griffith, M. Jones, J. Hyink, L. Biggs
Staff Present:

M. Rivera

Others Present:
Presiding Member:

S. Mangum

A quorum being present, S. Mangum called the meeting to order at 2:34 pm.

2503 Eastwood Avenue
Recommendation to ZBA
St. Athanasius Parish, applicant, submits an application to amend their Special Use permit to
expand their staff parking lot from 14 to 26 parking spaces, in the R1 Single-Family Residential
District.
APPLICATION PRESENTED BY:

Mike Kritzman, The Lakota Group

DISCUSSION:
• Applicant stated that supplemental information regarding site circulation was submitted
and that the proposed play area was removed from the proposal. The circulation
primarily utilizes the alley to enter the main parking lot where a central loading area is
sectioned off during peak periods.
• L. Biggs stated that the neighbors have long-time concerns with traffic and congestion.
The proposal appears to make these concerns more problematic
• Applicant explained that the plans primary concern is improving play area conditions by
removing as much parking as possible from the north lot. However, removing staff
parking from the north lot would help create more capacity for faster turnover of shortterm parking during peak periods.
• L. Biggs disagreed saying that the fundamental problem with the circulation is that it’s
forced through the alley. Moving staff parking south doesn’t help alleviate the conflicts
that exist.
• M. Griffith asked if the remaining staff parking in the north lot could move to the
courtyard area.
• Applicant explained that this area was used for active play and parking was prohibited.
• L. Biggs asked why the parking from the north lot needed to be relocated
• Applicant stated that the plan isn’t about capacity, it’s about maximizing open-space and
play areas for students
• M. Rivera asked if the circulation pattern could be reversed, where vehicles would enter
the alley from the north and exit to the south. This would theoretically improve conflicts
with the alley facing garages.
• M. Griffith expressed that the site needed to be used more efficiently and would like to
see a comprehensive study on the campus to effectively provide for parking and play
areas. The current composition is dysfunctional and the proposal doesn’t help.
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L. Biggs expressed that all the parking should be in one location and requested
additional data on the number of cars at peak hours and who utilizes the lots during
school hours.
The applicant explained that 30 to 40 staff members utilize parking and that an additional
30-40 vehicles arrive during peak drop-off while 20 families use alternative
transportation. The remaining families either utilize on-street or other parking areas
L. Biggs stated that the problem is most likely more acute during pick-up rather than
drop-off and would like to see data reflecting pick-up times.
The applicant stated agreement and explained that the Parish is looking for efficiency,
but has access issues which are difficult to address
L. Biggs stated that the proposal makes the current issues worse rather than finding
ways to mitigate them
S. Mangum stated that the main problem is primary stacking takes place in the alley
L. Biggs stated that the stacking and loading used to occur in the street and was moved
to the alley in the hopes of providing efficiencies. The problem has not improved, and
needs a master plan, rather than small interventions
C. Sterling expressed concern with the long-term impact the institutional land use has
had on the fabric of the neighborhood and noted that in the last decade two single-family
homes were demolished, weakening the street edge along Eastwood Avenue.
The applicant stated that the homes demolished were dilapidated
C. Sterling questioned the need for the homes to be demolished and whether parking
was an appropriate use on the subject property.
The applicant explained that there is no intention to pave more areas in the future and
the proposal has nothing to do with leasing spaces for Northwestern events.
S. Mangum reiterated that this is a difficult site and the issues are not atypical for a
private neighborhood school without a dedicated catchment area. The design for 2503
Eastwood is sensitive to the neighbors.
C. Sterling agreed that the 2503 Eastwood design was adequate if it was looked at in
isolation.
M. Griffith stated that he was not comfortable recommending approval and wants to see
a larger campus planning effort before additional parking is constructed.
J. Hyink stated that no need for the proposed parking was identified and the applicant
should take a comprehensive approach to the design of the campus
L. Biggs concurred that a holistic approach would be more appropriate. Use the existing
parking lot as a parking lot and the existing open space as open space.
J. Hyink stated a need for a campus master plan
The applicant stated that this is phase 1 of a bigger vision
L. Biggs stated that if there was a bigger vision, that’s what needs to be presented in
order to make a recommendation on whether phase 1 is appropriate. The goals are
good goals, but the proposal doesn’t accomplish those goals in an adequate way.

Public Comment:
• Kelsey Davies, neighbor, stated that the main parking lot is typically vacant and there is
no need for additional parking. She reiterated that because of the Parish, the
neighborhood has lost two single-family homes. There is concern that they’ll want to buy
the last remaining home and tear it down as well.
• Kelsey Davies, neighbor, is concerned that the real reason for more parking is to lease
spaces to Northwestern to accommodate professional sports. There is a lot of money to
be made.
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Betsy Baer, neighbor, stated that this used to be a lovely neighborhood
The applicant stated that the Parish would welcome negotiations with neighbors to
address their concerns regarding Northwestern
Susan Baily, neighbor, stated that she often cannot get out of her driveway in the
afternoon and that she struggles to understand why parking can’t stay in the main lot
and the 2503 Eastwood lot could become a play area
Kelsey Davies, stated that she would like to see all of the campuses issues addressed at
one time or atleast with one plan.

L. Biggs made a motion to recommend denial to ZBA, seconded by J. Hyink
The Committee voted, 8-1, to recommend denial to ZBA.

Respectfully submitted,
Michael Griffith
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1570 Oak Ave./1555 Ridge Ave.
19ZMJV-0081
ZBA Recommending Body

MEMORANDUM
To:

Members of the Zoning Board of Appeals

From:

Johanna Leonard, Director of Community Development
Scott Mangum, Planning and Zoning Manager
Melissa Klotz, Zoning Administrator
Cade W. Sterling, Planner I

Subject:

1570 Oak Ave./1555 Ridge Ave. - ZBA 19ZMJV-0081
ZBA Recommending Body
City Council Determining Body

Date:

September 12, 2019

Notice - Published in the August 29, 2019 Evanston Review
Oak Ridge Property Evanston LLC, property owner, applies for major zoning relief to lease
57 required off-street parking spaces in a lot more than 1,000 feet from the subject
property, in the R6 General Residential District (Zoning Code Section 6-16-2-1. B.2). The
Zoning Board of Appeals makes a recommendation to City Council, the determining body
for this case.
Recommendation
City staff and DAPR recommend approval of major zoning relief to lease 57 required offstreet parking spaces in a lot more than 1,000 feet from the subject property which is
located in the R6 General Residential District.
Site Background
1570 Oak Avenue is located within the R6 General Residential District on the west side of
Oak Avenue, mid-block between Davis Street to the north and Grove Street to the south.
The extant building is an, eight-story, circa 1920s gothic revival mid-rise apartment
building. The lot is served by an alley to the west. Due to the lots extant floor area ratio, no
opportunity exists to provide off-street parking on-site. The subject property’s required offstreet parking, 57 spaces, is currently located to the southwest on a large surface parking
lot at 1555 Ridge Avenue. 1555 Ridge Avenue contains approximately 100 open surface
parking spaces. Of those, 33 are leased by residents of 1570 Oak. The remaining spaces
are leased by Post Office employees, Margarita Inn, and various smaller businesses and
individuals. The spaces are currently rented below market rate. Despite this, demand for
the site is well below the number of spaces available. The property is surrounded by the
following:
North: R6
East: R6
South: R6

General Residential District (3 stories, multi-family)
General Residential District (8 stories, multi-family)
General Residential District (5 stories, mixed-use)

West: R6

General Residential District (8 stories, multi-family)

Proposal
Oak Ridge Property Evanston LLC, proposes relocating its required 57 off-street parking
spaces, currently located at 1555 Ridge Avenue, to the Maple Avenue Garage at 1800
Maple Avenue under a long-term lease with the City. The Maple Avenue Garage is located
approximately 1200 feet from 1570 Oak Avenue, as measured from the closest property
lines. Community Development staff has confirmed with Parking Services, that the
requested spaces are available for long-term lease (see attached memo). Due to the
existing lot’s floor area ratio, and age of improvements, no opportunity to provide on-site
parking exists. Re-locating the subject property’s required off-street parking spaces from
1555 Ridge, to the Maple Avenue Garage, will facilitate a transfer of ownership and
ultimate development of an underutilized, large surface parking lot proximate to public
transportation and the downtown core. The market value for the land, low parking demand,
and costs associated with maintaining the surface parking lot compel a higher use for the
location and a public benefit will be derived.
City staff has received no correspondence regarding the proposed zoning relief.
Determination of Parking Requirement
1570 Oak Avenue is located in a Transit Oriented Development Area (TOD), the current
parking requirement is determined by dwelling unit bedroom mix, as provided by the
property owner. Requirements per Table 16-B of the Zoning Code are as follows:
• .55 parking spaces per studio/1-bedroom dwelling.
o 78 total studio/1-bedroom dwelling units = 42.9 required spaces
• 1.1 parking spaces per 2-bedroom dwelling.
o 13 total 2-bedroom dwelling units = 14.3 required spaces
•

Total number of parking spaces required = 57.2; 57 spaces

Zoning Ordinances Identified for Requested Relief
6-16-2-1
In all but R1 through R4 residential districts, part or all of the required parking
spaces, regardless of the number required, may, at the City's discretion, be
leased from the City to serve the subject property, so long as they are
located not more than one thousand (1,000) feet from the lot requiring said
parking, and are not located in a more restrictive zoning district than the
building and uses they are to serve.
Comprehensive Plan
Objectives from the Evanston Comprehensive General Plan that apply to this application
include:
Objective:
Policy:

Maintain and enhance property values and positive perceptions of
housing in Evanston.
Encourage both new housing construction and the conversion of
underutilized non-residential buildings to housing in order to increase
housing variety and to enhance the property tax base.

Objective:
Policy:

Ensure continued high levels of mass transit service throughout
Evanston.
Promote higher-density residential and mixed-use development in
close proximity to transit nodes in order to support non-automobile
dependent lifestyles.

Design and Project Review Committee (DAPR) Discussion and Recommendation
DAPR found the proposal to be satisfactory and noted that it would provide revenue to the
City through long-term lease of 57 parking spaces, facilitate development of a large
surface parking lot in close proximity to mass-transit and the downtown, and increase the
taxable value of 1555 Ridge.
Recommendation: Unanimous approval to ZBA.

Variation Standards
For a variation to be recommended for approval, the ZBA must find that the proposed
variation:
1. Will not have a substantial adverse impact on the use, enjoyment or property
values of adjoining properties: Standard met: No physical changes are proposed
to the extant structure that would directly or indirectly impact neighboring properties.
The 57 required off-street parking spaces will be provided for tenants despite
current demand for around 30 spaces.
2. Is in keeping with the intent of the zoning ordinance: Standard met: The
proposal promotes objectives of the comprehensive general plan and provides the
City with additional revenue through long-term lease of 57 parking spaces in a
municipal garage.
3. Has a hardship or practical difficulty that is peculiar to the property: Standard
met: The existing lot (1570 Oak) was platted at its current size, and the existing
building constructed, prior to current ownership. Due to the floor area ratio of the
extant building, no opportunity to provide on-site parking exists.
4. Property owner would suffer a particular hardship or practical difficulty as
distinguished from a mere inconvenience: Standard met: Without the requested
zoning relief, the applicant would not be able to adequately provide off-street
parking for its tenants, diminishing the rental value for the units. The taxable value
of the 1555 Ridge lot and the associated maintenance costs exceed the demand for
parking. Keeping the present use at 1555 Ridge would create an undue financial
burden on the owner.
5. Is not based exclusively upon a desire to extract additional income from the
property or public benefit to the whole will be derived: Standard met: The
proposal will not increase the value of the subject property or generate additional
income or higher rents. The subject property does not generate the demand for offstreet parking to justify continued use of 1555 Ridge as a surface parking lot. A
public benefit will be derived by facilitating a transfer of ownership and ultimate
development of 1555 Ridge, both increasing the taxable value of that property,

providing needed housing typologies, and dispersing the overall tax burden. An
additional public benefit will be derived through a long-term revenue source via the
leasing of 57 spaces in a municipal lot.
6. Does not have a hardship or practical difficulty that was created by any
person having an interest in the property: Standard met: The property was
platted and the existing building constructed prior to the current ownership and prior
to a minimum parking requirement. The demand for parking at 1555 Ridge is low,
despite current leasing rates far below market value.
7. Is limited to the minimum change necessary to alleviate the particular
hardship or practical difficulty: Standard met: The Maple Avenue Garage is the
closest municipal garage/lot to the subject property with adequate capacity for longterm lease.
Attachments
Variation Application – submitted August 5, 2019
Parking Memo
Plat of Survey
Elevations
Image of Property
Image of Maple Avenue Garage
Aerial View of Property
Zoning Map of Property
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Memorandum
To:

Members of the Zoning Board of Appeals

From:

Cade W. Sterling, Planner

Subject:

1570 Oak Avenue - 19ZMJV-0081

Date:

September 12, 2019

This memo attests that 57 parking spaces are available for long-term lease at 1800
Maple Avenue, commonly known as the Maple Avenue Garage. The spaces will be
leased at market-rate, subject to annual increases. This information was supplied to the
Planning and Zoning Division on August 21, 2019 by Michael Rivera, Parking Facilities
Supervisor / Interim Parking Manager.
The number of required off-street parking spaces for 1570 Oak Avenue is summarized
below:
•

1570 Oak Avenue is located in a Transit Oriented Development Area (TOD), the
current parking requirement is determined by dwelling unit bedroom mix as
provided by the property owner:
o Total number of parking spaces required = 57.2; 57 spaces


56 studios + 22 1-bedroom dwellings * 0.55 parking spaces = 42.9



13 2-bedroom dwellings * 1.1 parking spaces = 14.3

The Maple Avenue Garage is approximately 1200 feet from the subject property,
measured between closest property lines. The current required off-street parking spaces
are located at 1555 Ridge Avenue.
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Street View – 1570 Oak Avenue

Street View – Maple Avenue Garage
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DESIGN AND PROJECT REVIEW COMMITTEE (DAPR) MINUTES
September 11, 2019
Voting Members Present: D. Cueva, I. Eckersberg, M. Tristan, S. Mangum, C. Sterling, M.
Griffith, M. Jones, J. Hyink, L. Biggs
Staff Present:

M. Rivera

Others Present:
Presiding Member:

S. Mangum

A quorum being present, S. Mangum called the meeting to order at 2:34 pm.

1570 Oak Avenue/1555 Ridge Avenue
Recommendation to ZBA
Oak Ridge Property Evanston, LLC., applicant, submits for Major Variation to locate required
off-street parking for 1570 Oak Avenue to 1800 Maple Avenue, Maple Avenue Self Park garage,
a location more than 1,000 feet away, in the R6 General Residential District.
APPLICATION PRESENTED BY:

Al Belmonte

DISCUSSION:
• Applicant stated the request to relocate 57 required off-street spaces to the Maple
Avenue Garage was primarily due to a lack of demand at 1555 Ridge, and increasing
costs associated with maintain the large surface parking lot
• Applicant briefly explained the history of the lot, and noted that demand for parking has
steadily declined since he took ownership of it
• Applicant stated that out of the ~100 available spaces, only 33 are leased by residents at
1570 Oak, the remaining leased spaces are utilized by the Post Office, Margarita Inn,
and various smaller entities and individuals. The spaces are currently leased well below
market rate
• Applicant stated that he has been in contact with the City and confirmed that the 57
spaces are available for lease
• M. Rivera confirmed that the spaces are available and reiterated that they would be
leased at market rate and be subject to annual increases
• S. Mangum stated that a five year minimum lease is appropriate and that if 1570 Oak
Avenue were sold, the parking obligation would be transferrable
• Applicant stated that moving the required parking spaces would allow for 1555 Ridge to
be transferred to a new owner and ultimately developed, which the value of the land and
it’s location near downtown demands
• S. Mangum asked if any residents at 1570 Oak would simply utilize street parking if the
spaces were moved
• Applicant responded saying that the demand for parking is currently so low and the
majority of tenants already use street parking and only lease spaces in the 1555 Ridge
lot as a backup or during the winter
• Applicant stated that 1555 Ridge is under contract subject to the parking variation in
question
• S. Mangum asked if 1570 Oak has an existing bike room
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•

Applicant responded that is has a dedicated bike room but most tenants take bikes to
their units

M. Griffith made a motion to recommend approval to ZBA, seconded by J. Hyink
The Committee voted, 9-0, to recommend approval to ZBA.

Respectfully submitted,
Michael Griffith
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